
 

 

Next ZBA Meeting – January 18, 2024 

NEEDHAM 

ZONING BOARD OF APPEALS 

AGENDA   

          THURSDAY, December 14, 2023 - 7:30PM 

Charles River Room 

Public Service Administration Building  

500 Dedham Avenue 

Needham, MA 02492 

Also livestreamed on Zoom 

Meeting ID: 869-6475-7241 

To join the meeting click this link: 

https://us02web.zoom.us/j/86964757241 

       

1.  Minutes   Review and approve Minutes from November 16, 2023 meeting.  

 

2. 7:30PM  30 Wilshire Park  

Jeremy & Jessica Karlin, owners, applied for a Special Permit under Sections 1.4.6, and any 

other applicable section of the By-Law to alter, enlarge and extend a pre-existing, non-

conforming single-family to allow the demolition of an existing deck and stairs and replace it 

with a basement and a family room above. The property is located at 30 Wilshire Park, 

Needham, MA in the Single-Residence B (SRB) District. (Continued from October 19, 2023) 

 

3.   7:30PM  460 Hillside Avenue 

Dish Wireless, LLC, applied to the Board of Appeals for a Special Permit under Sections 

6.7.3.3 (b) (c) and any other applicable section of the By-Law to install as part of their 

wireless telecommunications network some of the following equipment: 3 antennas, 6 remote 

radio units, 3 junctions boxes, 3 fiber cables, and 3 power cables. The property is located at 

460 Hillside Avenue, Needham, MA in the Industrial (I) District. 

 

4.    7:45PM  320 Grove Street 

Corbin Petro and Jessica Gelman, owners, applied to the Board of Appeals for a Variance 

under MGL 40A, Section 10, 4.2.3, and Section 7.5.3 and any other applicable section of the 

Needham By-Law to seek zoning relief to allow side setbacks of no less than 15 feet where 

25 feet are allowed due to unusual soil, shape of topography of the land. This request is 

associated with the demolition and reconstruction of an existing non-conforming single 

family home. The property is located at 320 Grove Street, Needham, MA in the Single-

Residence A (SRA) District. 

 

5.    8:00PM  1688 Central Avenue  

Holly Clarke, Gregg Darish, Robert DiMase, Matthew and Nicole Heideman, Carl Jonasson, 

Ann and Peter Lyons, and Eileen Sullivan, appellants, applied to the Board of Appeals for 

an Appeal of Building Inspector Decision (ABID) of Building Permit BC23-10079 issued to 

Matt Borrelli and Needham Enterprise LLC dated September 19, 2023, for the construction 

of a childcare facility. The ABID concludes that the Building Permit plans on file do not 

demonstrate that the construction, alteration or use as proposed complies with the Zoning By 

Laws as limited by the Dover Amendment MGL 40A, Section 3 The property is located at 

1688 Central Street, Needham, MA in the Single-Residence A (SRA) District. (Continued 

from November 16, 2023) 

https://us02web.zoom.us/j/86964757241
https://us02web.zoom.us/j/86964757241
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NEEDHAM 

ZONING BOARD OF APPEALS 

MINUTES  

          THURSDAY, November 16, 2023 - 7:30PM 

 

Charles River Room 

Public Service Administration Building  
500 Dedham Avenue 

Needham, MA 02492 

 

Also livestreamed on Zoom 

Meeting ID: 869-6475-7241 

 

    

Pursuant to notice published at least 48 hours prior to this date, a meeting of the Needham Board 

of Appeals was held in the Charles River Room, Public Services Administration Building, 500 

Dedham Avenue, Needham and remotely on Zoom on Thursday, November 16, 2023 at 7:30 

p.m.   

BOARD MEMBERS PRESENT: Jonathan D. Tamkin, Chair, Howard S. Goldman, Vice-Chair, 

Peter Friedenberg and Valentina Elzon.   

BOARD MEMBER(S) ABSENT:   Nikolaos M. Ligris 

STAFF PRESENT: Daphne M. Collins, Zoning Specialist. 

___________________________________________________________________________ 

Mr. Tamkin, Chair presided and opened the meeting at 7:30 p.m.   

 

1. MINUTES OF  OCTOBER 19, 2023 

 

Mr. Goldman moved to approve the minutes of October 19, 2023.  Mr. Friedenberg seconded the 

motion.  The motion was unanimously approved.  

 

2. Administrative Matters: 

 

• Valentina Elzon – Mr. Tamkin welcomed and introduced Valentina Elzon, the new 

Associate Member appointed by the Select Board to fill the vacancy held by Mr. Ligris. 

 

• 24 Webster Street – Decision document executed. 

 

• Board Rules Article V, Section 2 – Withdrawal – Amendment  

Mr. Goldman moved to adopt the written proposal to amend Article V, Section 2 

Withdrawal of the Board Rules introduced at the meeting of October 19, 2023.  Mr. 

Friedenberg seconded the motion.  The motion was unanimously approved. 

 

3. CASE #1 30 WILSHIRE PARK   CONTINUED TO DECEMBER 18, 2023 

https://us02web.zoom.us/j/86964757241
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Mr. Goldman moved to accept the request to continue the public hearing to December 18, 

2023 and for it to be the last continuance offered on the matter.  Mr. Friedenberg seconded 

the motion.  The motion was unanimously approved. 

 

4. CASE #2 1688 CENTRAL AVENUE  CONTINUED TO DECEMBER 18, 2023 

The meeting adjourned at 10:30 p.m. 

 

A summary of the discussions on each subject, a list of the documents and other exhibits used at 

the meeting, the decisions made, and the actions taken at each meeting, including a record of all 

votes, are set forth in a detailed decision signed by the members voting on the subject and filed 

with the Town Clerk.   

 

The hearings can be viewed at http://www.needhamchannel.org/watch-programs/  and 

https://www.youtube.com/@TownofNeedhamMA/videos 

 

 

  

 

http://www.needhamchannel.org/watch-programs/
https://www.youtube.com/@TownofNeedhamMA/videos
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Issue Date 8/2/2023 RFDS Status Final

Revision 2 Created By Parakkavetty, Sameer [Outlook]

DISH Site Number BOBOS01058A Market Manager Bradford Rainey

DISH Site Name 0 Site Development Mgr. Gregory Costello

Prequal Asset ID RF Engineer Sameer Parakkavetty

AOI BOS Site Acq Specialist/Develop. Cord. Julie Charest / 

PEA 7 SAQ Vendor/A&E Vendor NB AND C MASTER HOLDCO LLC DBA NETWORK BUILDING AND CONSULTING LLC / NB AND C MASTER HOLDCO LLC DBA NETWORK BUILDING AND CONSULTING LLC

Latitude 42.291209 Asset Owner/Asset # Private Owner / 

Longitude -71.236381 Construction Mgr. (Lead/Field) Aaron Chandler / Armelindo Shahaj

Address 460 Hillside Avenue Contractor (General/Tower/Civil)  /  / 

City Needham Heights Power Company / Transport Provider EVERSOURCE NSTAR / COMCAST

State MA

ZIP Code 02494

County Norfolk EMERGENCY CONTACT INFORMATION

Rad Center (ft) 37/46 Name Temporary Emergency Line

RAD Confirmed No Confirmed RAD Phone 866-624-6874

Structure Type Rooftop

Dimensions (ft.)

Type Steel Platform

Baseband Cabinet Charles(Amphenol)-H/EX

Dimensions (in) 32" x 32.1" x 74"

Baseband gNB-CU

Generator Required

Make/Model 0.00

CM to finalize cable lengths. 

DESIGN COMMENTS

PROJECT ASSIGNMENTS

RF DESIGN SHEET

SITE INFORMATION

LEASE AREA

RFDS Template V1 DISH Network Confidential



Issue Date/Revision Revision: 2 Latitude 42.291209 Longitude -71.236381

Site ID Prequal Asset ID

Site Address

Structure Type

sectors >20' apart? Yes Confirmed RAD? No Confirmed RAD 37/46

Antenna Mount Position 1 2 3 1 2 3 1 2 3

Antenna ID 1 2 3

Manufacturer Commscope Commscope Commscope

Model Number FFVV-65B-R2 FFVV-65B-R2 FFVV-65B-R2

Dimensions H x W x D (in)  72.0" x 19.6" 7.8"   72.0" x 19.6" 7.8"   72.0" x 19.6" 7.8"  

Weight (lbs.)  70.8   70.8   70.8  

TX Power Output (watts) 40000 40000 40000

ERP (dBm) 76.02 76.02 76.02

RAD Centerline Height (ft.) 37 46 46

Azimuths (True North) 10° 120° 240°

Mech Down Tilt 0° 0° 0°

Default Mount

Manufacturer  Samsung   Samsung   Samsung  

Model Number RF4450t-71A RF4450t-71A RF4450t-71A

Dimensions H x W x D (in.)  16.5"  x 15.0" x 11.0"   16.5"  x 15.0" x 11.0"   16.5"  x 15.0" x 11.0"  

Weight (lbs.)  94.58   94.58   94.58  

Location Cabinet Cabinet Cabinet

Band n71 | n71 | n71 |

Quantity 1 1 1

Port Assignment Port 1-4 Port 1-4 Port 1-4

Elec Down Tilt 2° 2° 2°

Manufacturer  Samsung   Samsung   Samsung  

Model Number RF4451d-70A RF4451d-70A RF4451d-70A

Dimensions H x W x D (in)  15.0"  x 15.0" x 8.9"   15.0"  x 15.0" x 8.9"   15.0"  x 15.0" x 8.9"  

Weight (lbs.)  61.3   61.3   61.3  

Location Cabinet Cabinet Cabinet

Quantity 1 1 1

Band n70 |n66 n70 |n66 n70 |n66

Port Assignment Port 5-8 Port 5-8 Port 5-8

Elec Down Tilt 2° 2° 2°

Manufacturer  Raycap   Raycap   Raycap  

Model Number RDIDC-3045-PF-48 RDIDC-3045-PF-48 RDIDC-3045-PF-48

Dimensions H x W x D (in.)  18.97" x 16.21" x 9.64"   18.97" x 16.21" x 9.64"   18.97" x 16.21" x 9.64"  

Weight (lbs.)  21   21   21  

Quantity 1 1 1

Line Type Power Fiber Power Fiber Power Fiber

Manufacturer NWS NWS  NWS NWS  NWS NWS  

Model Number DC-D06C06-XXXFT_6AWG FT-LCULCU-D8SMA-XXXFT DC-D06C06-XXXFT_6AWG FT-LCULCU-D8SMA-XXXFT DC-D06C06-XXXFT_6AWG FT-LCULCU-D8SMA-XXXFT

Diameter (O.D. in.) 0.938" 0.33"  0.938" 0.33"  0.938" 0.33"  

Weight (lbs. per ft.) .582 lbs/ft TBD  .582 lbs/ft TBD  .582 lbs/ft TBD  

Quantity 1 1 1 1 1 1

Approx. Cable Length 180 180 155 155 172 172

Type of Equipment

Manufacturer

Model Number

Dimensions H x W x D (in)

Weight (lbs.)

Equipment Location

Quantity

Frequencies

Downlink (TX)

Uplink (RX) - |1760 - 1770| |1700 - 1710|

n70 n71

- |2160 - 2170| |2180 - 2200| |1995 - 2020| |642 - 652|

|688 - 698|

RF EQUIPMENT INFORMATION

Sector 1 (alpha) Sector 2 (beta) Sector 3 (gamma)

Rooftop

460 Hillside Avenue, Needham Heights MA 02494

BOBOS01058A

8/2/2023

Dish proposes to place 3 antennas, 6 RRUs, 3 junction box(s), 3 fiber cable(s),  

and 3 (power/hybrid) cable(s),  at the 37/46 foot RAD. Dish will require a  

lease area for ground equipment.  CM to finalize cable lengths. 

SOW / RF 

Comments

ANTENNA

LINE DETAILS

OTHER EQUIPMENT

n29 n66

OVP (Junction Box)

Generic

MID BAND/RADIO #2

LOW BAND/RADIO #1
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December 5th, 2023 

 
Needham Zoning Board of  Appeals 
Needham Public Safety Administration Building 
Needham, MA  02492 
 
RE:  Case Review-Special Permit 
 460 Hillside Ave - Special Permit 

Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced special 
permit to allow the addition of  telecommunication equipment on the roof  of  the building 
and seeking relief  to zoning bylaw sec 6.7.3.3. 
 
The documents submitted for review are as follows: 

 
 Application for Special Permit dated 11/20/23;  
 Letter to ZBA from George Giunta Jr., Esq. dated 7/18/22; 
 Plan Set for Dish Wireless prepared by NB+C Engineering date 7/26/23 

consisting of  33 Sheets 
 
Our comments and recommendations are as follows: 
 

 We have no comment or objection to the Special Permit 
 

 
If  you have any questions regarding the above, please contact our office at 781-455-7538. 
 
Truly yours, 
 
 
Thomas A Ryder 
Town Engineer 
 
tryder 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

December 5, 2023 

 

Mr. Jonathan Tamkin, Chair, and Members 

Zoning Board of Appeals 

Public Services Administration Building 

500 Dedham Avenue 

Needham, MA 02492         

 

Dear Mr. Tamkin and Members of the Zoning Board of Appeals: 

 

At its meeting of December 5, 2023, the Planning Board reviewed the applications to be heard by the Board of 

Appeals on December 14, 2023, and made the following recommendations: 

     

1.  30 Wilshire Park –Jeremy & Jessica Karlin, owners, applied for a Special Permit under Sections 1.4.6, and 

any other applicable section of the By-Law to alter, enlarge and extend a pre-existing, non-conforming single-

family to allow the demolition of an existing deck and stairs and replace it with a basement and a family room 

above. The property is located at 30 Wilshire Park, Needham, MA in the Single-Residence B (SRB) District.  

 

The Planning Board previously commented on this application by letter dated October 3, 2023. The 

comments were as follows: The subject proposal will require a variance. The property is currently conforming 

as to FAR at .37.  In the SRB district the maximum permissible FAR is .38.  The addition as proposed creates 

a noncompliant FAR of .42. This change is not permissible by special permit and will require a variance.  

Section 1.4.6 of the By Law states as follows: “The issuance of a special permit hereunder shall not authorize 

the violation of any dimensional, parking or intensity regulations with which the structure or use was 

therefore in conformity.” The Planning Board further notes that the ZBA should ensure that the proposal 

meets the Stormwater By-Law. (This was a vote of 3-0, as Planning Board Chair Adam Block recused 

himself).  

 

2. 460 Hillside Avenue - Dish Wireless, LLC, applicant, applied to the Board of Appeals for a Special Permit 

under Sections 6.7.3.3 (b) (c) and any other applicable section of the By-Law to install as part of their 

wireless telecommunications network some of the following equipment: 3 antennas, 6 remote radio units, 3 

junctions boxes, 3 fiber cables, and 3 power cables. The property is located at 460 Hillside Avenue, Needham, 

MA in the Industrial (I) District. 

 

The Planning Board makes NO COMMENT. 

(This was a vote of 4-0, as Planning Board Member Jeanne S. McKnight recused herself).  

 

 

PLANNING & COMMUNITY DEVELOPMENT 
PLANNING DIVISION 

 



 

 

Mr. Jonathan Tamkin, Chair, and Members 

Board of Appeals 

Page 2 

 
3. 320 Grove Street - Corbin Petro and Jessica Gelman, owners, applied to the Board of Appeals for a Variance 

under MGL 40A, Section 10, 4.2.3, and Section 7.5.3 and any other applicable section of the Needham By-

Law to seek zoning relief to allow side setbacks of no less than 15 feet where 25 feet are allowed due to 

unusual soil, shape of topography of the land. This request is associated with the demolition and 

reconstruction of an existing non-conforming single family home. 

 

The Planning Board makes NO COMMENT. 

 

4. 1688 Central Avenue - Holly Clarke, Gregg Darish, Robert DiMase, Matthew and Nicole Heideman, Carl 

Jonasson, Ann and Peter Lyons, and Eileen Sullivan, appellants, applied to the Board of Appeals for an 

Appeal of Building Inspector Decision (ABID) of Building Permit BC23-10079 issued to Matt Borrelli and 

Needham Enterprise LLC dated September 19, 2023, for the construction of a childcare facility. The ABID 

concludes that the Building Permit plans on file do not demonstrate that the construction, alteration or use as 

proposed complies with the Zoning By-Laws as limited by the Dover Amendment MGL 40A, Section 3. The 

property is located at 1688 Central Street, Needham, MA in the Single-Residence A (SRA) District. 

 

The Planning Board previously commented on this application by letter dated November 7, 2023. The 

comments were as follows: 

The Planning Board makes NO COMMENT. 

(This was a vote of 3-0, as Planning Board Vice-Chair Natasha Espada and Planning Board Member Paul S. 

Alpert recused themselves).  

 

NEEDHAM PLANNING BOARD 

 Lee Newman 
Lee Newman 

Director of Planning and Community Development  
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November 21, 2023 

Town of Needham 
Zoning Board of Appeals 
Needham, Massachusetts 02492 

 

Attn: Daphne M. Collins, Zonning Specialist 
 

Re: Corbin Petro & Jessica Gelman, 320 Grove St, Needham, MA Variance Request 
 
 
 

Dear Members of the Needham Board of Appeals, 
 

We have been residents of Needham since February 2013 when we bought our home at 320 Grove St. 

When we purchased our home, it was fully conforming by law until the large house zoning amendment 

of June 2017. Given events that have rendered our house a threat to our public health and safety, these 

regulations have created a significant hardship and we are requesting a variance. 

By way of background, there has been one previous owner of our house and, while they sent their kids 

to Wellesley schools, we love the town of Needham. Our property abuts wetlands and our property is 

more than 4.6 acres. Our 2 boys are at Newman Elementary. We have found the town welcoming to us 

as two married women and are active in the community, especially with youth sports as coaches. 

We love that our home is surrounded by conservation lands. We love nature, the occasional deer, 

turkey, and quiet - and we enjoy going on adventures with our boys and teaching them about nature. 

When we moved, we were unaware of the many decades of flooding that existed. Our lovely backyard 

turns into a pond several times each spring and fall. Over the years, we’ve called on both Wellesley and 

Needham fire departments when the water threatened to breach our home. While stressful and 

frustrating, our home wasn’t impacted until July 2021 when the water breached our finished basement 

and we had 6 inches of water for 4 days. 

The damage from the water was significant, both to our house and to us mentally. While we restored our 

basement at meaningful costs to us, we have ongoing worry about mold, especially with aging parents 

who have severe allergies and who visit us often. We invested in an engineering analysis to determine   

the best mitigation strategies to keep our home and health safe. We also have intense stress and anxiety 

at any rainstorm as we fear flooding and more disruption and damage. 

The water issues have gotten progressively worse with new construction and development surrounding 

the property. We understand by review of public records that there were major concerns by the previous 

owners and neighbors when Beard Way was developed, largely due to the water issues. Properties being 

subdivided, like at 390 Grove St in recent years have only exacerbated the water issues. New 

development, in addition to poor maintenance and an inadequate discharge drain pipe that was built on 

private property (302 Grove St), put much of this out of our control. 

We love our home and want to remain living here for many years to come. Our home is not a teardown - 

we’ve lived here for 10 years and remodeled it during that time. However, with health and safety as a 

concern, we feel the only choice we have to stay here is to replace our home with one on higher ground, 
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farther from the water/wetlands, and built with the waterproofing and technology required to keep the 

home safe. As nature lovers and with an appreciation for conservation, we made a commitment to invest 

in modifications that improve the current footprint and impact to wetlands, and the plan we submitted  

to ZBA for consideration was approved by the Conservation Commission in July 2023. 

The plan approved by the Conservation Commission and that we have submitted for consideration by  

the ZBA includes building a new home. The new home has setbacks previously allowed in the SRA 

district, which were 15 feet as the home was built in 1981, before the new regulations from June 2017, 

when new setback limits were established. The current home at 320 Grove St has setbacks of 15ft and 

20ft, on the left hand and right hand sides, respectively. The new home proposal has setbacks of 17ft  

and 15ft on the left hand and right hand sides, respectively. Notably, the shortest distance between the 

proposed house and the house next door (306 Grove St, Wellesley) is approximately 55ft because of 

the unusual shape of the lot, which adheres to the spirit of the regulations to ensure space between  

each home. 

We believe the new home will significantly improve the property and neighborhood, and have full 

support of our neighbors to the right at 330 Grove St and to the left at 306 Grove St (we own this 

property, which is fully in Wellesley). When we embarked on this process in October 2022, we received 

assurances from the former building commissioner that we were entitled by right to the 15ft setbacks. It 

was these assurances that were the key criteria we used to develop our plan and decision to stay at the 

property. We understand now that a different interpretation of the regulations stands and so are 

requesting a variance. 

We are requesting a variance based on Needham bylaw 7.5.3 and Massachusetts General Laws, c.40A, 

Section 10, which provides that variances may be granted when: 

“owing to circumstances relating to the soil conditions, shape, or topography of such land or structures 

and especially affecting such land or structures but not affecting generally the zoning district in which it is 

located, a literal enforcement of the provisions of the ordinance or by-law would involve substantial 

hardship, financial or otherwise, to the petitioner or appellant, and that desirable relief may be granted 

without substantial detriment to the public good and without nullifying or substantially derogating from 

the intent or purpose of such ordinance or by-law. “ 

Applying the criteria of Chapter 40A, Section 10, the first question is whether there exist circumstances 

relating to the soil conditions, shape, or topography of the Premises or structures that especially affect 

the Premises but not generally the zoning district in which it is located. 

The current non-conforming lot abuts wetlands and has a triangle-shaped lot that narrows as you move 

away from the wetlands. Our lot is 4.6 acres, plus a small portion in Wellesley, the vast majority of which 

is not buildable because of an intermittent stream, wetlands, woods and wildlife habitat. As we aimed to 

improve the property and preserve the wetlands, we moved our house forward. As we do that, the 

shape of the lot gets smaller, making the buildable lot by right essentially non-existent. With the 

approval from the Conservation Commission to build within the 25ft buffer zone, we have a buildable lot 

but require this variance. We meet the criteria for a variance as we have unusual soil conditions given 

our proximity to wetlands and an unusual shape with the triangle-shaped lot. 

No  other property in our area has such an unusual shape or limitations.
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The next question pursuant to Chapter 40A, Section 10 is whether a literal enforcement of the provisions 

of the By-Law would involve substantial hardship, financial or otherwise. In this case, application of the 

By-Law to the Premises would render it non-buildable; yet the current house has existed on it for over 40 

years. This would render the Premises unusable for any material purpose. As our current house is a risk  

to our public health, we have faced considerable hardship as we seek to create a livable home on our 

non-conforming lot. There is little doubt that this inflicts a tremendous hardship on our family, as we 

have lived at the property for 11 years and wish to continue living at the property in a manner safe for 

our two young sons and with frequent visits from older family members heavily impacted by mold 

allergies. 

The last question to be asked pursuant to Chapter 40A, Section 10 is whether the requested relief may 

be granted without substantial detriment to the public good and without nullifying or substantially 

derogating from the intent or purpose of the by-law. In this case, the Premises has existed as a separate 

lot with an existing home for approximately 43 years. At present, minimal change is proposed for the lot 

itself, and no change is being proposed for its use. Therefore, issuance of a variance to allow for a new 

build that improves the wetlands conditions, overall neighborhood, and enables the family to live in a 

home not threatened by water damage does not present any apparent detriment and further does not 

nullify or substantially derogate from the intent or purpose of the By-Law. 

 
We thank you for your consideration and hope that you will respect the setbacks that we have enjoyed 

since we purchased the house. 

Respectfully, 

Corbin Petro & Jessica Gelman 
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DEMO CONSTRUCTION

General: 
1. The governing building code for the design and construction is the Massachusetts State Building Code for 1& 2 family dwellings (9th edition).
2. Architectural drawings shall be used in conjunction with structural, mechanical, electrical and shop drawings.
3. The contractor shall confirm all dimensions and notify architect of any discrepancies, ambiguities, or inconsistences prior to proceeding with the work. The
contractor shall also notify the architect, prior to proceeding with the work, if any construction needs to be adjusted due to field conditions.
4. An assumption has been made that the elevation difference between the garage slab and the first floor is 24” the general contractor shall notify the
architect if this is inconsistent with the site conditions prior to beginning construction.
5. All flashing in contact with pressure treated lumber shall be corrosion resistant.
6. All ductwork and hot water piping shall be insulated and where necessary, a vapor barrier for the ductwork will be provided to prevent condensation.
7. All chimneys to be constructed so the top of the flue is 2'-0” above any roof/wall within 10'-0”.
8. Provide continuous pitch break vents at all roof/wall intersections where soffit vents are installed.

Dimensions:
1. Dimensions standards within the documents are as follows unless otherwise noted:

a. Dimensions to exterior walls are from outside face of a stud or concrete wall
b. Dimensions at windows and exterior doors represents a dimension to the center of that opening from the center of another

 opening or the outside face of a stud or concrete wall.
c. Interior dimensions at stud walls represents a dimension to the middle of the stud (unless interior wall is also an exterior wall,

then dimension is to face of stud).
2. Interior dimensions at stairs represents a dimension to the finished face of the stair.
3. Dimensions/locations of walls enclosing tub/shower units, pre-manufactured fireplaces and all other built-ins must be confirmed with the fixture
manufacturer for the required RO and attachment.
4. Dimensions depicting the building height, shown of the architectural and structural drawings are for the building and building components only. The overall
building height depicted is from the 1st floor deck. The owner/G.C. is responsible for coordinating and establishing the grade relative to the 1st floor, to ensure 
compliance with zoning and building code height requirements. 
5. All dimensions from existing surfaces are from face of existing surface.
6. Closet doors that are not dimensioned are typically centered within the closet.
7. All other doors that are not dimensioned are typically 4” to 6” (depending on the finish casing width) from face finish to the door opening on the butt side.
8. Dimensions locating cased openings are typically dimensioned to the center of that opening unless otherwise noted.

Stairways/Balconies:
1. Stairways shall not be less than 3'- 0” in clear width at all points above the permitted handrail height and below the required headroom height. Maximum
riser height shall be 8 ¼”, minimum tread depth shall be 4” with nosing not to exceed 1 ¼”. Wider treads shall have a min depth equal to the straight run tread
depth at a distance of 12” from the narrower side with a min. tread depth of 3” at any point. Minimum headroom shall be 6'  6” measured vertically from the
sloped plane adjoining the tread nosing or from the floor surface of a landing or platform.
2. Handrails shall be provided on at least one side of each continuous run of treads or flight of stairs with 4 or more risers. Minimum height shall not be less
than 34” with a maximum not to exceed 38”. Handrails shall be continuous for the full length of the flight.
3. Guardrails, 36” minimum in height, shall be installed in floor, porch, and/or balcony area more than thirty (30) inches above a floor or grade below.
Guardrails on open sides of stairs, with a total rise of more than thirty (30) inches above a floor or grade below, shall be not less than 34” in height measured
vertically from the nosing of the treads. The maximum clear opening between rails, balusters, and floors shall not exceed four (4) inches.

Exception:
1. The triangular openings formed by the riser, tread and bottom rail of a guard at the open side of a stairway may be of

such a size that a six inch (6) sphere cannot pass through. Openings for required guards on the sides of stair treads shall
not allow a sphere 4-3/8 inches to pass through.

4. An insulated door shall be provided at the top of unfinished basement stairs or insulate the walls and the underside of stairs and provide an insulated door at
the bottom of basement stairs.
5. An insulated door shall be provided at the top of attic stairs or insulate the walls and underside of stairs and provide an insulated door at the bottom of attic
stairs. Emergency escape and rescue openings. 

Emergency Escape and Rescue Openings/Exterior Windows and Doors:
1. Window sizes shown on the drawings are based generically and the owner (or general contractor where applicable) shall choose the final manufacturer.
Window sizes shall be verified by the general contractor prior to ordering rough opening sizes shall be provided by the manufacturer.
2. Basements, habitable attics and every sleeping room shall have at least one operable emergency escape and rescue opening. Where basements contain more
than one sleeping room, each shall have an emergency escape and rescue opening but adjoining areas shall nor require one. Emergency escape and rescue 
openings shall meet the following criteria:

a. Sill height shall not be more than 44 inches above the floor.
b. Where a door having a threshold below the adjacent ground elevation is used as an emergency escape and rescue opening and is provided with a

bulkhead enclosure, the bulkhead shall provide direct access to the basement and when the bulkhead is
fully opened it shall provide the minimum net clear opening of 5.7 square feet.

c. Emergency escape and rescue openings with a sill elevation below the adjacent ground elevation shall be provided with a
window well with a minimum horizontal area of 9 square feet and a minimum horizontal projection of 36”. The window well
shall allow the emergency escape and egress opening to be fully opened.

d. All emergency escape and rescue openings shall have a minimum net clear opening of 5.7 square feet.

Exceptions:
1. Grade floor openings shall have a minimum net clear opening of 5.0 square feet
2. Double hung windows used for emergency escape shall be permitted to have a new clear opening of 3.3 square feet provided that at least

 one operable sash meets the minimum height and width requirements and operations constraints. 

e. The minimum net clear opening shall be 24 inches x 20 inches in either direction
f. Emergency escape and rescue openings shall be operational from the inside without the use of key's or tools
g. In dwelling units, where the opening of an operable window is located more than 72 inches above the finished grade or surface

below, the lowest part of the clear opening of the window shall be a minimum of 24 inches above the finished floor of the
room in which the window is located. Operable sections of windows shall not permit openings that allow passage of a 4 inch
diameter sphere where such openings are located within 24 inches of the finished floor.

Exceptions:
1. Windows whose openings will not allow a 4 inch diameter sphere to pass through the opening when the opening is in its largest opened

position
2. Openings that are provided with window fall prevention devices that comply with section R6123.
3. Openings that are provided with fall prevention devices that comply with ASTM F2040.
4. Windows that are provided with openings limiting devices that comply with section R6124.

Egress:
1. Stairways, ramps, exterior exit balconies, hallways and doors shall meet all minimum egress requirements.
2. All required exits shall be positively anchored to the primary structure to resist both vertical and lateral forces.
3. Enclosed accessible space under stairs shall have walls, under stair surface and any soffits protected on the enclosed side with ½” gypsum board.
4. Hallways shall be minimum of 3 feet clear
5. Egress from dwelling units shall be by means of two exit doors. The minimum normal width of at least one of the required exit doors shall be not less than
36” with a nominal height shall of six feet eight inches and side hinged. All other required exit doors shall not be less than 32” in nominal width or six feet
eight inches in nominal height and may be sliding or side-hinged.
6. Egress through an attached garage is permitted provided that the attached garage is also provided with a 32” exit door
7. All other exterior doors in excess of the two required exit doors are not required to comply with these minimum dimensions.
8. All interior doors providing access to habitable rooms shall have a nominal width of 30 inches and nominal height of six feet 6 inches except bathrooms
which are permitted to be 24 inches in nominal width.
9. A floor or landing shall be provided on each side of an exterior door. The width of each landing shall not be less than the door served and have a minimum
dimension of 36 inches measured in the direction of travel.

Minimum Room Requirements:
1. Habitable rooms, hallways, corridors, bathrooms, toilet rooms, laundry rooms and basements shall have a ceiling height of not less than
seven (7) feet measured from the finish floor to the lowest projection from the ceiling

Exceptions:
1. Beams and girders spaced not less than four (4) feet on center may project not more than six (6) inches below the

required ceiling height
2. Ceilings in basements without habitable space may project to within six feet eight inches of the finished floor except

that beams, girders, ducts and other obstructions may project to within six feet four inches of  the finished floor.
3. Not more than 50% of the required floor area of a room is permitted to have a sloped ceiling less than seven feet in

height with no portion of the required floor area less than five feet in height.
4. Bathrooms shall have a minimum ceiling height of six feet eight inches over the fixture and at the front clearance area

for the fixtures. A shower or tub with a showerhead shall have a minimum ceiling height of six feet eight inches above a
minimum 30” X 30” area at the showerhead.

2. Every dwelling shall have at least one habitable room with a gross floor area of at least 150 square feet
3. Other habitable rooms shall have a floor area of not less than 70 square feet except kitchens
4. Habitable rooms shall not be less than seven feet in any horizontal except kitchens
5. Portions of a room with a sloping ceiling measuring less than five (5) feet or a furred ceiling measuring less than seven (7) shall not be
considered as contributing to the minimum required habitable area for that room.

Roofing and Siding:
1. Provide continuous 3'  0” wide fiberglass reinforced, bituthene, ice and water shield at all roof edges, centered on all valleys and at roof
wall intersections carried 1'  0” up the wall (refer to manufacturers installation instructions).
2. Provide aluminum step flashing at roof/wall and roof/chimney intersections.
3. Provide aluminum flashing over all window and doors head trim and at the connection between all exterior walls and exterior decks.
4. Provide continuous soffit vents or continuous venter drip edge at all soffit overhangs
5. Provide15” felt under all roof shingles (unless specified otherwise).
6. Provide continuous ridge vents (unless specified as otherwise). See building elevation for extent.
7. All gutters and downspouts to be prefinished alum. Color to be selected by owner.

Light/Ventilation and Insulation:
1. All habitable rooms shall be provided with aggregate glazing of not less than 8% of the floor area being ventilated.

Exceptions:
a. The glazed areas need not be openable when the opening is not required to be an emergency escape and

rescue opening and an approved mechanical ventilation system is provided capable of producing 0.35 air exchange per
hour in the room or a whole-house mechanical ventilation system is installed capable of  supplying outdoor ventilation
air of 1.5 CFM per occupant with 2 for the first bedroom and one for every additional bedroom.

b. The glazed areas need not be provided in rooms where the above exception is met and artificial light is
provided capable of producing an average illumination of six foot candles over the area of the room at a height of 30
inches.

2. All bathrooms, water closet compartments and other similar rooms shall be provided with aggregate glazing area of not less than three
square feet, ½ of which must be openable.

Exception:
a. The glazed area shall not be required where artificial light and a mechanical ventilation system are

provided. Ventilation air from the space shall be exhausted directly to the outside.

3. Attic ventilation with a ceiling vapor barrier, provide at least one (1) square foot of free area for each three hundred (300) square feet of
ceiling area.
4. Attic ventilation without a ceiling ventilation vapor barrier, provide at least one (1) square foot of free area for each one hundred-fifty
(150) square feet of ceiling area.
5. The contractor is responsible to provide a moisture barrier and properly insulate all walls and ceilings to air leakage into unconditioned
spaces.
6. If mechanical, electrical or plumbing equipment is to be placed in attics, eves, overhangs and other similar unconditioned, uninsulated
spaces, the contractor is responsible to provide a proper enclosure, insulation, direct ventilation, etc. to avoid moisture, condensation, freeze
thaw, ice damming, and other similar issues.

Plumbing:
1. All sanitary lines within walls and floors adjoining living spaces are to be sound insulated.
2. All plumbing within wall or floor cavities which border unconditioned spaces are to be insulated and on the warm side of the cavity
insulation to avoid freezing.

Smoke and Carbon Monoxide Detectors/Alarms:
1. Combination smoke and carbon monoxide alarms are acceptable provided said alarms have simulated voice and tone alarms the clearly
distinguish between the two types of emergencies. If combination alarms are to be used than all required criteria for smoke and carbon
monoxide detectors need to be met.
2. Fire departments are required to inspect, upon sale or transfer, all dwelling units for required smoke and carbon monoxide detectors.
3. Consumers shall check with local building and/or fire officials for accepted alarm types and locations for proper installation in accordance
with all applicable codes and regulations.

Smoke Alarms/Detectors:
1. All one and two family dwellings shall be equipped with a household fire warning system. All devices shall be installed and maintained in
accordance with all applicable codes, manufacturers instructions and listing criteria.
2. Smoke detectors are required to be permanently wired to an AC primary power source and shall have secondary (standby) power supplied
from monitored batteries.
3. Where more than one smoke detector is required, all required detectors shall be installed so that the activation of any detector shall cause
the alarm in all required smoke detectors in the dwelling unit to sound (min. 85 dba at 10 feet, 75 dba in bedrooms)
4. Smoke detectors shall be provided in the following locations:

a. In the immediate vicinity of bedrooms
b. In all bedrooms
c. In each story of a unit (including basements & cellars) For each 1,200 sq.ft or part thereof
d. Near the base of all stairs where such stairs lead to another occupied floor

5. Photo electric smoke detectors are required if located within 20 feet of a kitchen or bathroom
6. When one or more sleeping rooms are added or created to an existing dwelling, the entire building shall be provided with smoke detectors
designed and located as required for new dwellings.

Carbon Monoxide Alarms/Detectors:
1. All one and two family dwellings shall be equipped with a household carbon monoxide warning system. All devices shall be installed and
maintained in accordance with all acceptable codes, manufacturers instruction and listing criteria.
2. Carbon monoxide detectors shall be located on every level of the dwelling unit including basements and cellars (but not including crawl
spaces and uninhabitable attics).
3. All alarm-sounding appliances shall have a minimum rating of 85 dba at 10 feet

Heat Detectors:
1. Heat detectors shall be installed in any integral or attached garage to the main house
2. A new addition attached garage to an existing dwelling installed in accordance with all applicable criteria. If the existing dwelling
contains a fire detection system that is compatible with the garage heat detector, the garage heat detector shall be interconnect to the existing
dwelling fire detection system. If the detector is not compatible than the detector shall be connected to a sounder or compatible heat detector
containing a sounding device, located in the dwelling unit and within 20 feet of the nearest door to the garage
3. For flat-finished garage ceilings, the detector shall be located on or near the center of the garage ceiling. For vaulted/ slopped ceilings, the
detector shall be placed in the approximate center of the vaulted space. 
4. The required heat detector shall be listed for and required to be interconnected to all smoke detectors of the required household fire alarm
system, such that the activation of the heat detector will activate all of the audible alarms of the household fire alarm system throughout the 
dwelling.

Sprinklers:
1. All one and two-family dwellings having an aggregate area greater than 14,400 square feet, including basements, but not including
garages and unfinished attics shall be equipped with an automatic sprinkler system and shall be installed in accordance with NFPA 13D.
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Schedules and
Typical Section

A-3.1

SHOP DRAWINGS OF WINDOWS ARE TO BE PROVIDED PRIOR TO ORDERING.

ALL WINDOWS AND PATIO DOORS ARE TO BE MANUFACTURED BY PELLA WINDOWS OR OWNER 
APPROVED EQUAL. PROVIDE SIMULATED DIVIDED LITE PATTERNS AS INDICATED.  ALL UNITS ARE TO BE 
BLACK CLAD. UNITS ARE TO HAVE 6 5/16" JAMB THICKNESS & WHITE HARDWARE WITH FACTORY 
PROVIDED SCREENS. INTERIOR OF UNIT IS TO BE FACTORY PRIMED WHITE. PATIO DOORS ARE TO HAVE 
LOCKING HARDWARE PROVIDED WITH SCREEN DOOR UNITS.  ALL GLAZING IS TO BE LOW-E INSULATED 
GLASS WITH U-VALUE OF .30 OR BETTER. 
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S-0.1

Structural Notes

General Notes  Design Loads
Massachusetts state building code  code regulation 780 CMR 51.00 9th edition

1. Floor live loads: residential: 40 PSF
2. Ground snow load (PG): 40 PSF
3. Wind load basic wind speed (exposure C)- 127 MPH
4.Temporary shores shall be designed, erected, supported, braced, and maintained by the contractor to support safely all dead
loads presently carried by the structural work being shored, and any construction live loads.
5. All dimensions, elevations, shelves, beam pockets, cut-outs, underground utilities, piers, footings, slabs, and all other items
shall be fully coordinated with civil, geotechnical, mechanical, architectural and all other trades' drawings prior to construction

Foundation Plan:
Scale:1/4” = 1'-0”

Foundation Plan Notes:
1. T.O. First floor sub floor shall be called elevation 0'-0”
2. All dimensions, elevations, shelves, beam pockets, cut-outs, underground utilities, piers, footings, slabs, and all other items
shall be fully coordinated with civil, geotechnical, mechanical, architectural and all other trades' drawings prior to
construction.
3. See general notes for additional foundation information & specifications.

Foundation Notes:
1. All topsoil, subsoil, and oil containing organic or unsuitable bearing material shall be cleared from the building footprint.
2. All soil supported footings shall be founded upon compacted natural subgrade or compacted bank run gravel fill with a
bearing capacity of at least 3000 PSF. Soil bearing capacity shall be verified by a professional engineer registered in the
project state.
3. G.C. shall be responsible for determining the site's suitability to support the building. Furthermore, the G.C. shall be
responsible for constructing the building and surrounding site/subgrade in strict accordance with this requirement.
4. All footings shall extend at least 48” below finished grade. G.C. shall coordinate all proposed grades prior to construction.
5. Bedrock/ Ledge shall be excavated a minimum of 4” below bottom of footing elevation and covered with a layer of
compacted gravel.
6. Soil shall be compacted to not less than 95% of maximum dry density per ASTM D1557 in lifts not to exceed 6” loose
depth.
7. Backfill symmetrically against all foundation walls in increments not to exceed 2 feet maximum differential.
8. See plumbing and electrical drawings for under floor systems and special granular fill material requirements.
9. No footings or slabs shall be poured into or against subgrade containing free water or ice.
10. All slabs-on-grade shall be placed on a layer of compacted fine granular fill under a 10 MIL. Poly vapor retarder.
Coordinate additional subgrade preparation requirements with civil and/or geotechnical engineers of record.
11. All slabs-on-grade shall be placed on a vapor barrier on a 6” compacted gravel base.
12. Forces due to hydrostatic pressure have not been considered in the design of the foundation for this structure. It is the
responsibility of the General Contractor/owner to confirm with a geotechnical engineer, civil engineer, or other qualified
design professional to ensure hydrostatic forces do not exist.
13. General Contractor shall coordinate all insulation, drainage, damp-proofing and water-proofing details with Architect of
record.
14. A modified proctor test shall be performed by a soils testing lab on each type of soil to be compacted.
15. Field density tests shall be performed by an independent soils testing lab to verify compaction. A copy of all test reports
shall be filed with the Architect of record.

Concrete Notes:
1. All footing and wall concrete shall have a compressive strength of not less than 4000 PSI at 28 days (entrained air content
between 4.5% and 7%)
2. All interior slab concrete shall have a compressive strength of not less than 3000 PSI at 28 days and contain no air
entrainment.
3. All exterior slab concrete shall have a compressive strength of not less than 4000 PSI at 28 days (entrained air content
between 4.5% and 7%).
4. All concrete shall contain an approved water-reducing admixture.
5. No calcium chloride shall be used in any concrete.
6. All reinforcing bars shall be ASTM A-615 grade 60 unless noted otherwise.
7. All reinforcing bar splices shall conform to requirements of ACI 318, but in no case shall they be less than 2'-0” or 48xDIA.
8. All welded wire fabric shall conform to ASTM A-185, Fy=60 KSI
9. All welded wire fabric shall be lapped two (2) full mesh panels at sides and ends and be securely wired together.
10. See architectural drawings for type and location of all floor finishes, floor depressions and cut outs.
11. Coordinate all foundation penetrations with Architect, plumbing, mechanical, electrical contractors and local agencies.
12. All concrete shall be detailed, formed, handled, placed, and protected in accordance with procedures and guidelines
prescribed in the latest edition of “building code requirements for reinforced concrete” ACI-318, manual of standard practice
for reinforced concrete structures, ACI-201, and ACI-305/306 guides for hot/cold weather concreting.
13. General Contractor shall carefully coordinate all form-work, rebar placement, concrete mix design, and concrete placement
to ensure accurate and complete concrete distribution throughout. All precautions, shall be taken to avoid “honeycombing” and
voids in concrete foundation. Techniques, such as pre-staging concrete vibrators in congested areas, modified concrete mix
designs to promote complete distribution, etc. shall be employed at the contractor's discretion.
14. Concrete voids and excessive “honey-combing” shall be documented and reported to the Architect of record for analysis
and preparation of a repair method. Parging, Dry-packing, and “floating” the adjacent slab to fill voids are un-acceptable 
methods of repair for filling significant voids. 
15. G.C. shall coordinate all concrete finishes with Architect of record. All concrete that shall be considered architecturally
exposed shall be poured and finished in a manner which will produce the desired architectural finish. G.C. shall coordinate the 
concrete mix design (I.E. self-consolidating concrete), rebar placement, and methods of vibration to produce a fully 
consolidated concrete pour fee of voids and/or “honey-combing”.
16. Checked shop drawings (5 sets) showing reinforcing details, including steel sizes, spacing and placement, shall be
submitted by the contractor for approval prior to fabrication. The General Contractor must review the shop drawings prior to
submission to the Architect of record. All copies of the shop drawing submittals shall bear a dated and signed shop drawing
stamp which documents the General Contractor's approval.
17. A mix design (5 copies) shall be submitted for approval for each type of concrete. Mix design submittal shall include
historical break data for each mix of concrete.
18. A set of four (4) concrete tests cylinders shall be taken by an independent concrete testing lab on each day when concrete
placement exceeds 5 cubic yards. One cylinder shall be broken at 7 days, two at 28 days, and one at 56 days. A copy of all test
reports shall be filed with the Architect of record.

First Floor Framing:
Scale:1/4” = 1'-0”

Plan Notes:
1. #J-#K Jack and King studs shall be same dimensional stud lumber as adjacent studs. (i.e. 2J-2K means 2 full-height king
studs with 2 jack studs supporting the header)
2. - indicates Simpson Strong-Tie type hanger required at beam connection. All Simpson hangers shall be

installed per manufacturer's specifications with the maximum fastener size and quantity.
3. “Lally Column”  all lally columns shall be filled solid with concrete. Provide 1/2” thick “Springfield” cap and base plates at
all lally columns.
4. Unless otherwise notes on plans, all headers over door and window openings shall be supported on ea. end by a single jack
stud ganged to a double king stud.
5. Beams and columns on plan marked “P.T.” denote pressure treated or wolmanized lumber.
6. Refer to general notes for further requirements.
7. All full-height columns which pass through floor or ceiling framing systems shall be fully blocked and tied into that framing
to effectively brace the column in both directions.

8. All platform framed posts, walls, and/or beam loads shall be transferred to supports below with cripple studs, “squash blocks”, and/or
full-depth solid blocking.
9. All multi-ply wood and/or engineered members shall be ganged together in accordance with manufacturer's requirements and prevailing
state building code.
10. Refer to general notes and prevailing state building code for connections not specifically specified on plans.
11. Member layout depicted on this plan is intended as a general guide to framing. The exact framing layout, material take-off, and framing
method shall be closely coordinated wit the architectural and structural drawings and ultimately determined by the General Contractor. Any
substantial change in framing method/layout shall be reported to Architect of record.
12. All dimensions, elevations, shelves, beam pockets, cut-outs, underground utilities, piers, footings, slabs, and all other items shall be fully
coordinated with civil, geotechnical, mechanical, architectural, and all other trades' drawings prior to construction.
13. All trim, soffits, rakes, eaves, brackets, gutters, corbels, build-outs, pad-outs, and all other applied architectural features and
embellishments be the responsibility of others and fully coordinated with the Architect of record.

General Notes  Pre-Engineered Wood Trusses:
1. Wood trusses shall be designed per the “design specification for metal plate connected wood trusses,” published by the truss plate institute.
2. All roof trusses and overhanging wood members shall be held down with uplift anchors per truss manufacturer's requirements.
3. Wood truss fabricator shall submit to the Architect for approval prior to fabrication, shop drawings bearing seal and signature of the design
professional engineer, registered in the state of Massachusetts. Shop drawings shall be reviewed and approved by the General Contractor prior
to submitting to Architect. Shop drawings shall include but are not limited to: truss layout plan; truss detail sheets showing configuration,
dimensions, loads, member sizes, and grades, member forces, connection plate sizes, permanent bracing requirements, uplift anchorage
hardware (specified by truss designer), etc.
4. Truss designer shall include all loads required by the Massachusetts state building code and all further requirements included in the
structural and architectural contract documents. Additional requirements may include, but are not limited to additional design loads due to
wind and/or earthquake, snow drifting, point loads and/or additional loading from other framing members, special top chord slope
requirements for drainage etc. truss designer shall carefully coordinate all loads due to mechanical equipment and plumbing fixtures with the
G.C., Architect, and mechanical design.
5. Truss designer shall design, manufacture, and furnish all floor trusses which meet a live load deflection criteria of L/600 and all roof trusses
which meet a total load deflection criteria of the lesser of ¾” or L/360 unless specifically approved otherwise.
6. Wood truss erector shall be responsible for design and installation of all temporary erection bracing.
7. Truss spacing shown in structural engineering plans are for reference only. General Contractor shall refer to approved truss shop drawings
for actual truss layout and spacing (for both bidding and construction purposes).
8. Truss layout and design shall be coordinated with the mechanical equipment layout.

Structural Lumber, Engineered Lumber:
1. All material and workmanship shall be in accordance with the latest edition of “timber construction standards” of the American Institute of
Timber Construction and the “National Design Specification for Stress-Grade Lumber and its Fastenings” of the National Forest Products
Association.
2. The minimum grades and design values required for conventional, structural lumber shall be:
3. Studs: construction grade spruce-pine-fir, FC= 1000 PSI, E=1,300,000 PSI
4. Joists/Rafters/Beams: spruce-pine-fir No.2, FB=875 PSI, E=1,400,000 PSI
5. Pressure treated lumber: Southern Pine No.1, E=1,400,000 PSI
6. All exterior wall studs shall be at least 2x6 @ 16” O.C. unless noted otherwise. Furthermore, all wall studs adjacent to steel columns shall be
fastened to face of column with Hilti X-U powder driven fasteners @ 16” O.C.
7. All multiple member beams and headers shall be supported on not less than an equal number of studs at each end, unless noted otherwise.
8. Wood columns made with three or more wood studs shall be nailed together with 16d nails. Nail spacing shall be in 2 rows, spaced 8” O.C.
from both sides staggered 4” apart.
9. Unless otherwise noted, all exterior openings shall have not less than one jack stud and two full height studs at each side of the opening. All
interior bearing wall openings shall have not less than two jack studs and one full height stud at each side of the opening unless noted 
otherwise. 
10. All conventional lumber roof rafters shall have a Simpson Uplift Anchor at each bearing location. Use Simpson LSSU Skewed and/ or
Sloped Hangers at each rafter as required. Provide and install 1.25”x20 GA ridge straps (10) 8d nails) at all conventional rafter pairs (or 
approved substitution). 
11. Flush framing shall be supported by joist hangers designed for the full capacity of the supported member.
12. Provide and install double floor joists or properly designed trusses under all partitions running parallel to span.
13. All wood in contact with concrete or masonry shall be pressure treated with preservative.
14. Exterior wall sheathing shall be minimum 15/32 APA structural I rated sheathing or exterior grade. Sheathing shall be nailed with 8d nails
not less than 6” O.C. on all panel edges. All wall horizontal panel edges within 48” of building corners must be blocked and nailed. Sheathing
panels shall be installed to span across floor levels (centered on band joist) to achieve continuous uplift load path from roof to foundation.
15. Sub-flooring shall be ¾” tongue & groove APA Structural I Rated Sheathing exposure I unless noted otherwise. Fasten sub-floor to
supporting framing with industry standard sub-floor adhesive and 8d nails @ 6” O.C.
16. Roof sheathing on flat roofs shall be minimum ¾” T&G APA Structural I Rated Sheathing.
17. Roof sheathing on non-curved sloping framing shall be minimum 5/8” T&G APA structural I rated sheathing.
18. Roof sheathing on flat roofs and non-curved sloping framing shall be nailed with 8d nails not more than 6” O.C. on all supported panel
edges. Nails shall be spaced 4” O.C. in areas within 48” of ridges, hips, rakes, and eaves.
19. Roof sheathing on curved framing members shall be three layers on ¼” APA Rated Plywood sheathing with end and side joists staggered
between successive layers. Each layer of sheathing shall be fastened to the supporting framing with 8d rink-shank nails @ 12” O.C. all nails
shall be staggered between nails from successive layers.
20. Solid blocking shall be provided at ridges and eaves to support and fasten panel edges in all circumstances for all roof types where standard
framing does not provide substrate for continuous panel edge support and fastening.
21. Engineered lumber supplier shall submit to the engineer of record for approval, shop drawings for all engineered lumber and I-Joists. Shop
drawings shall include but are not limited to: Framing layout plan, member sizes, nailing patterns for multiple members, bearing lengths,
connection hangers, blocking bridging, and squash blocks.
22. Laminated Veneer Lumber (LVL), Laminated Strand Lumber (LSL) and Parallel Strand Lumber (PSL) shall be versa-lam by boise cascade
or equal.
23. LVL and PSL beams shall have the following minimum properties: FB=3100 PSI, FT= 2150 PSI, FC=750 PSI, FC= 3000 PSI, FV= 285
PSI, E=2,000,000 PSI
24. PSL columns/posts shall have the following minimum properties: FB=2650 PSI, FT=1650 PSI, FC=750 PSI, FC= 3000 PSI, FV=285 PSI,
E=1,700,000 PSI
25. LVL's and PSL's shall be free of finger joints, scarf joints or mechanical connections for the full length of the member.
26. Adhesive used shall be waterproof, meeting the requirements of ASTM D-2559-76.
27. All Simpson Connectors (hangers, straps, uplift connectors, post caps, etc.) shall be coated with z-max corrosion resistance or approved substitute.
28. All fasteners in contact with pressure-treated lumber shall be certified for use with the preservative treatment used.
29. All fasteners exposed to moisture, expected condensation, pressure treated lumber, and/or the weather shall be made from non-corrosive materials or
coated with an approved anti-corrosive coating certified and approved for use with the materials to be fastened.
30. All porch roof and floor beams shall be fastened to resist uplift loads with Simpson 20GA coil straps. Straps shall be centered over the top of the
beam and bent down along both sides of post. Fasten straps with IOD nails through all available nail holes.
31. All ceiling framing (including truss bottom chords) adjacent to exterior walls shall be framed in order to brace the exterior walls against lateral
movements. Coordinate all ceiling framing with Architect of record.
32. At all over framed roof conditions framed with conventional lumber, provide & install continuous 2x8 cleat fastened through sheathing and into
each roof rafter with (2) #10 decking screws. Fasten over-framed rafters to cleat with (4) 16d toe-nails and single #10 decking screw through top of
rafter.

Second Floor & Low Roof Framing
Scale:1/4” = 1'-0”

Plan Notes:
1. #J-#K jack and king studs shall be same dimensional stud lumber as adjacent studs. (i.e. 2J-2K means 2 full-height king studs with 2 jack
studs supporting the header).

2.  - indicates Simpson Strong-Tie type hanger required at beam connection. All Simpson hangers shall be installed 
 per manufacturer's specifications with the maximum fastener size and quantity. 

3. “Lally Column”  all lally columns shall filled solid with concrete. Provide ½” thick “Springfield” cap and base plates at all lally columns.

4. Unless otherwise noted on plans, all headers over door and window openings shall be supported on ea. end by a single jack stud ganged to a
double king stud.
5. Beams and columns on plan marked “P.T.” denote pressure treated or wolmanized lumber.
6. Refer to general notes for further requirements.
7. All full-height columns which pass through floor or ceiling framing systems shall be fully blocked and tied into that framing to effectively brace
the column in both directions.
8. All platform framed posts, walls, and/or beam loads shall be transferred to supports below with cripple studs, “squash blocks” and/or full-depth
solid blocking.
9. All multi-ply wood and/or engineered members shall be ganged together in accordance with manufacturer's requirements and prevailing State
Building Code.
10. Refer to general notes and prevailing State Building Code for connections not specifically specified on plans.
11. Member layout depicted on this plan is intended as a general guide to framing, the exact framing layout, material take-off, and framing method
shall be closely coordinated with the architectural and structural drawings and ultimately determined by the General Contractor. Any substantial
change in framing method/layout shall be reported to Architect of record.
12. All dimensions, elevations, shelves, beam pockets, cut-outs, underground utilities, piers, footings, slabs, and all other items shall be fully
coordinated with civil, geotechnical, mechanical, architectural and all other trades' drawings prior to construction.
13. All trim, soffits, rakes, eaves, brackets, gutters, corbels, build-outs, pad-outs, and all other applied architectural features and embellishments be
the responsibility of others and fully coordinated with the Architect of record.

Structural Steel Notes:
1. All detailing, fabrication and erection shall conform to the AISC specifications and codes, latest edition.
2. All wide flange section structural beams (W) shall be ASTM A992 Fy=50 KSI. Base plates, channels, angles, and misc. structural steel shall be
ASTM A-36, Fy= 36 KSI. All square and rectangular hollow structural sections (HSS) shall be ASTM A-500 grade B FY minimum 46 KSI.
3. All anchor bolts and threaded rods shall conform to the requirements of ASTM F1554 and A307.
4. All bolts, nuts, and washers shall conform to the requirements of ASTM A-325 for ¾” diameter high strength bolts unless noted otherwise.
5. All welding electrodes shall be E7OXX.
6. All welding shall be done by certified welders and shall conform to the AWS “code for ARC and gas welding in building construction”, latest
edition.
7. No connection shall consist of less than two ¾” diameter bolts or welds developing a minimum of 10,000 pounds unless noted otherwise.
8. All fillet welds shall be a minimum of ¼” unless noted otherwise.
9. All welds shall be visually inspected and all full penetration welds shall be inspected by ultra-sonic testing.
10. An independent steel testing agency shall perform all inspection and testing. The structural steel fabricator and erector shall schedule all work
to allow the above testing requirements to be completed. A copy of all test reports shall be filed with the Architect.
11. The contractor shall be responsible for the control of all erection procedures and sequences with relation to temperature differentials and
stability.
12. After fabrication, all steel, except that to be galvanized shall be cleaned of all rust, loose mill scale and other foreign materials and receive one
coat of approved primer paint or approved prefatory application specified by the corrosion inhibiting coating manufacturer.
13. The fabricator shall furnish checked shop and erection drawings and obtain approval prior to fabricating and structural steel.
14. Cuts, holes, openings, etc. required in structural steel members for the work of other trades shall be shown on shop drawings for structural steel
and shall be made in the shop. Burning of holes or cuts in structural steel members in the field will not be permitted except by written permission
from the structural engineer of record.
15. Full moment connections shall be designed and detailed to develop the full capacity of the members being connected.
16. Submit shop drawings for review and approval prior to construction.

Upper Roof Framing
Scale: ¼” = 1'- 0”

Plan Notes:
1. #J-#K jack and king studs shall be same dimensional stud lumber as adjacent studs. (e.e.2J-2K means 2 full height king studs with 2 jack studs
supporting the header).

2.  - indicates Simpson Strong-Tie type hanger required at beam connection. All Simpson hangers shall be installed per 
 manufacturer's specifications with the maximum fastener size and quantity. 

3. “Lally Column”- All lally columns shall be filled solid with concrete. Provide ½” thick “Springfield” cap and base plates at all lally columns.
4. Unless otherwise noted on plans, all headers over door and window openings shall be supported on ea. end by a single jack stud ganged to a
double king stud.
5. Beams and columns on plan marked “P.T.” denote pressure treated or wolmanized lumber.
6. Refer to general notes for further requirements.
7. All full-height columns which pass through floor or ceiling framing systems shall be fully blocked and tied into that framing to effectively brace
the column in both directions.
8. All platform framed posts, walls, and/or beam loads shall be transferred to supports below with cripple studs, “squash blocks”, and/or full-depth
solid blocking.
9. All multi-ply wood and/or engineered members shall be ganged together in accordance with manufacturer's requirements and prevailing State
Building Code.
10. Refer to general notes and prevailing State Building Code for connections not specifically specified on plans.
11. Member layout depicted on this plan is intended as a general guide to framing. The exact framing layout, material take-off, and framing
method shall be closely coordinated with the architectural and structural drawings and ultimately determined by the General Contractor. Any
substantial change in framing method/layout shall be reported to Architect of record.
12. All dimensions, elevations, shelves, beam pockets, cut-outs, underground utilities, piers, footings, slabs, and all other items shall be fully
coordinated with civil, geotechnical, mechanical, architectural and all other trades' drawings prior to construction.
13. All trim, soffits, rakes, eaves, brackets, gutters, corbels, build-outs, pad -outs, and all other applied architectural features and embellishments
be the responsibility of others and fully coordinated with the Architect of record.

First Floor Shear Walls
Scale: ¼” = 1'-0”

Holdown Notes:
1. All threaded rod holdowns shall be fastened to concrete foundations with Hilti Hit Hy 200 EPOXY system installed in strict accordance with
manufacturer's requirements.
2. All multi-ply wall studs fastened to holdowns shall be ganged together in accordance with building code and general notes.
3. Where upper wall is not in line with lower wall, “STI” strap holdowns shall be extended through floor sheathing and fastened to beams/blocking
below. Strap may be extended down and bent around underside of framing as required. See typical shearwall details for further information.
4. All dimensions, elevations, shelves, beam pockets cut-outs, underground utilities, piers, footings, slabs, and all other items shall be fully
coordinated with civil, geotechnical, mechanical, architectural and all other trades' drawings prior to construction.

Second Floor Shear Walls
Scale: ¼” = 1'-0”

Holdown Notes:
1. All threaded rod holdowns shall be fastened to concrete foundations with Hilti Hit Hy 200 EPOXY system installed in strict accordance with
manufacturer's requirements.
2. All multi-ply wall studs fastened to holdowns shall be ganged together in accordance with building code and general notes.
3. Where upper wall is not in line with lower wall, “STI” strap holdowns shall be extended through floor sheathing and fastened to beams/blocking
below. Strap may be extended down and bent around underside of framing as required. See typical shearwall details for further information.
4. All dimensions, elevations, shelves, beam pockets cut-outs, underground utilities, piers, footings, slabs, and all other items shall be fully
coordinated with civil, geotechnical, mechanical, architectural and all other trades' drawings prior to construction.
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December 5, 2023 

 

Mr. Jonathan Tamkin, Chair, and Members 

Zoning Board of Appeals 

Public Services Administration Building 

500 Dedham Avenue 

Needham, MA 02492         

 

Dear Mr. Tamkin and Members of the Zoning Board of Appeals: 

 

At its meeting of December 5, 2023, the Planning Board reviewed the applications to be heard by the Board of 

Appeals on December 14, 2023, and made the following recommendations: 

     

1.  30 Wilshire Park –Jeremy & Jessica Karlin, owners, applied for a Special Permit under Sections 1.4.6, and 

any other applicable section of the By-Law to alter, enlarge and extend a pre-existing, non-conforming single-

family to allow the demolition of an existing deck and stairs and replace it with a basement and a family room 

above. The property is located at 30 Wilshire Park, Needham, MA in the Single-Residence B (SRB) District.  

 

The Planning Board previously commented on this application by letter dated October 3, 2023. The 

comments were as follows: The subject proposal will require a variance. The property is currently conforming 

as to FAR at .37.  In the SRB district the maximum permissible FAR is .38.  The addition as proposed creates 

a noncompliant FAR of .42. This change is not permissible by special permit and will require a variance.  

Section 1.4.6 of the By Law states as follows: “The issuance of a special permit hereunder shall not authorize 

the violation of any dimensional, parking or intensity regulations with which the structure or use was 

therefore in conformity.” The Planning Board further notes that the ZBA should ensure that the proposal 

meets the Stormwater By-Law. (This was a vote of 3-0, as Planning Board Chair Adam Block recused 

himself).  

 

2. 460 Hillside Avenue - Dish Wireless, LLC, applicant, applied to the Board of Appeals for a Special Permit 

under Sections 6.7.3.3 (b) (c) and any other applicable section of the By-Law to install as part of their 

wireless telecommunications network some of the following equipment: 3 antennas, 6 remote radio units, 3 

junctions boxes, 3 fiber cables, and 3 power cables. The property is located at 460 Hillside Avenue, Needham, 

MA in the Industrial (I) District. 

 

The Planning Board makes NO COMMENT. 

(This was a vote of 4-0, as Planning Board Member Jeanne S. McKnight recused herself).  
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3. 320 Grove Street - Corbin Petro and Jessica Gelman, owners, applied to the Board of Appeals for a Variance 

under MGL 40A, Section 10, 4.2.3, and Section 7.5.3 and any other applicable section of the Needham By-

Law to seek zoning relief to allow side setbacks of no less than 15 feet where 25 feet are allowed due to 

unusual soil, shape of topography of the land. This request is associated with the demolition and 

reconstruction of an existing non-conforming single family home. 

 

The Planning Board makes NO COMMENT. 

 

4. 1688 Central Avenue - Holly Clarke, Gregg Darish, Robert DiMase, Matthew and Nicole Heideman, Carl 

Jonasson, Ann and Peter Lyons, and Eileen Sullivan, appellants, applied to the Board of Appeals for an 

Appeal of Building Inspector Decision (ABID) of Building Permit BC23-10079 issued to Matt Borrelli and 

Needham Enterprise LLC dated September 19, 2023, for the construction of a childcare facility. The ABID 

concludes that the Building Permit plans on file do not demonstrate that the construction, alteration or use as 

proposed complies with the Zoning By-Laws as limited by the Dover Amendment MGL 40A, Section 3. The 

property is located at 1688 Central Street, Needham, MA in the Single-Residence A (SRA) District. 

 

The Planning Board previously commented on this application by letter dated November 7, 2023. The 

comments were as follows: 

The Planning Board makes NO COMMENT. 

(This was a vote of 3-0, as Planning Board Vice-Chair Natasha Espada and Planning Board Member Paul S. 

Alpert recused themselves).  

 

NEEDHAM PLANNING BOARD 

 Lee Newman 
Lee Newman 

Director of Planning and Community Development  
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December 5th, 2023 

Needham Zoning Board of  Appeals 
Needham Public Safety Administration Building 
Needham, MA  02492 
 
RE:  Case Review-Variance  
 320 Grove Street- Variance  

Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced variance 
for the proposed 2 Story wood framed new construction home. 
 
The documents submitted for review are as follows: 

 
 Application for Special Permit dated 11/28/23;  
 Cover letter prepared by applicant dated 11/21/23 
 Certified Plot Plan by Field Resources Dated 11/10/23 
 320 Grove Street New Residence prepared by McKay Architects consisting 

of  19 sheets date 8/16/23 
 

Our comments and recommendations are as follows: 
 

 Due to the risk of flooding in the area, along with the low-lying topography of 
the lot, it is strongly advised to delete the finished basement portion of the 
project.  
 

 There is no reference to a civil engineer on record for the proposed grading or 
storm water plan. Applicants must submit stamped engineered storm water plan 
before the building permit is issued.  

 
 In accordance with the Town of Needham Stormwater Bylaw, the proposed plan 

must include stamped drainage calculations and stormwater plan with adequate 
infiltration system, to store/infiltrate 1” of runoff off for the proposed 
impervious areas. The plans should be revised prior to receiving a building 
permit that shows the required storm water system. 

 



 – 2 – December 5, 2023  

 

 In accordance with the Town of Needham Stormwater Bylaw, the proposed new 
structure requires erosion control measures.  The plans should be revised prior to 
receiving a building permit that show erosion controls at the work zone. 

 
If  you have any questions regarding the above, please contact our office at 781-455-7538. 
 
Truly yours, 
 
Thomas A Ryder 
Town Engineer 
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TOWN OF NEEDHAM 

MASSACHUSETTS 

BOARD OF APPEALS 

 

Appeal of Building Inspector Decision 

 

Holly Clark, Gregg Darish, Robert DiMase, Matthew & Nicole Heidenman, Carl 

Jonasson, Ann & Peter Lyons, and Eileen Sullivan, Appellants 

 

Needham Enterprises, LLC, Owner 

 

1688 Central Avenue 

Building Permit #BC-23-10079 

Map 213, Page 199 

October 19, 2023 

 
Holly Clarke, Gregg Darish, Robert DiMase, Matthew and Nicole Heideman, Carl Jonasson, Ann 

and Peter Lyons, and Eileen Sullivan, appellants, applied to the Board of Appeals for an Appeal 

of Building Inspector Decision (ABID) of Building Permit BC23-10079 issued to Matt Borrelli 

and Needham Enterprise LLC dated September 19, 2023, for the construction of a childcare facility 

at 1688 Central Avenue. The ABID asserts that the Building Permit plans on file do not 

demonstrate that the construction, alteration or use as proposed complies with the Zoning By Laws, 

as limited by the Dover Amendment MGL 40A, Section 3. The property is located at 1688 Central 

Street, Needham, MA in the Single-Residence A (SRA) District. A hybrid public hearing was held 

in person in the Charles River Room, Public Services Administration Building, 500 Dedham 

Avenue, Needham, MA, on Thursday, November 16, 2023 at 7:45 p.m and livestreamed on Zoom 

ID number 869-6475-7241.  

Documents of Record: 

  

• 1688 Central Avenue, Notice of Appeal Building Permit #BC-23-10079 prepared by C. 

Dylan Sanders, Beveridge & Diamond, Clerk stamped October 19, 2023. 

• Application for Hearing, Clerk stamped October 23, 2023. 

• 1688 Central Avenue, Major Project Site Plan Review Decision, Planning Board, March 

1, 2022 
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• Needham Enterprises, LLC v Needham Planning Board, Memorandum of Decision, 

Commonwealth of Massachusetts, Land Court, Department of the Trial Court, dated 

August 15, 2023. 

• Letter with Exhibits 1-4 from Evans Huber, Frieze Cramer Rosen & Huber, dated 

November 13, 2023. 

• Erosion Control Plans prepared by Glosa Engineering, Inc., stamped by Registered 

Engineer, dated November 9, 2023. 

• Memorandum with Exhibits 1-20 from Appellants submitted November 13, 2023. 

• Letter from Joe Prondack, Building Commissioner, dated November 8, 2023. 

• Letter from Planning Board, prepared by Lee Newman, Director Planning and Community 

Development, January 4, 2022. 

• Email from Tara Gurge, Assistant Public Health Director, November 7, 2023. 

• Emails from Chief Tom Conroy, Fire Department, November 7, 2023. 

• Letter from Thomas A. Ryder, Town Engineer, dated November 8, 2023 and email dated 

November 15, 2023.. 

• Email from Kimberly Grasso, November 7, 2023. 

• Email from Alan Langsner, November 13, 2023. 

• Email from Patricia Falcao, November 13, 2023. 

• Email from Leon Shaigorodsky, November 12, 2023. 

• Email from Meredith Fried, November 13, 2023. 

• Email from Karen Langsner, November 13, 2023. 

• Email from Robert Onofrey, November 14, 2023. 

• Email from Andrea Dannenberg, November 14, 2023. 

• Email from Norman MacLeod, November 13, 2023. 

• Email from Stanley Keller, November 14, 2023. 

• Email from Mike Grasso, November 15, 2023. 

• Email from Randy Hammer, November 15, 2023. 

• Email from Sally McKechnie, November 15, 2023. 

• Email from Robert Dimase, November 16, 2023. 

• Letter from Evan Gould, November 13, 2023. 

• Email from Dustin Pevear, November 16, 2023. 

• Choose Safe Places for Early Care and Education Guidance Manual, April 2017. 

• GIS Views of Property 1999, 2009, 2011-12, 2013, 2019. 

• Transcript Needham Enterprises, LLC vs. Needham Planning Board, et al., Status 

Conference before the Honorable Jennifer S. D. Roberts, August 22, 2023. 

• Email from Timothy McDonald, Director, Department of Health and Human Services, 

December 4, 2023. 

 

November 16, 2023 

 

Prior to the opening of the Public Hearing, Jonathan D. Tamkin, Chair, recused himself and 

designated Mr. Goldman to Chair the hearing and appointed Mr. Friedenberg and Ms. Elzon to 

serve as members.  Mr. Tamkin left the meeting and premises at 7:35 p.m. 

 

Mr. Goldman opened the hearing at 7:45 p.m. by reading the public notice. 
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C. Dylan Sanders, attorney representing the Appellants, noted he represented nine individuals 

composed of seven families. He identified that all the Appellants are direct abutters or neighbors 

to the property.  He acknowledged that the Appellants agree that a day care facility can be built 

in this residential area.  Their objection are to the issuance of the Building Permit, the design, the 

siting and bulk of the proposed project in their residential neighborhood.  He noted that the 

neighborhood had concerns about the Planning Board’s Site Plan Decision but did not appeal or 

reject it.  They felt the conditions imposed by the Planning Board protected the neighborhood.   

 

Mr. Sanders reported that the Appellants are appealing the Building Inspector’s Decision based 

on the following: 

 

• The issuance of the Building Permit is premature as the project is still the subject of a 

judicial appeal.  The neighbors’ appeal is pending in Land Court.  The decision of this 

appeal may be a retrial of the Site Plan Review Decision and may affirm the Planning 

Board’s Decision with all or some of the conditions.  

• The project does not have a Site Plan Approval from the Planning Board as required in 

the By Law.  

• The developer is not entitled to a building permit. He may apply for one. 

• The project proposes two non-residential buildings on the lot in violation of Section 3.2.1 

of the By Law associated with the 4,800 square foot barn. 

• The Building Permit did not include a stormwater management plan and erosion control 

plan required by Section 5.3.2 of the By Law.  Mr. Sanders acknowledged that both plans 

have since been filed. He argued they were insufficient to protect during construction and 

future uses. 

• No landscape plan to provide an at least 25-foot-wide landscape transition and screening 

between institutional use and residential use was submitted as required by Section 4.2.14 

of the By Law. 

• There are environmental concerns regarding potential releases of hazardous materials 

associated with the prior uses at the site which included an excavation company, refuse 

yard, race cars assembly and repairs, and landscaping company.  The Health Department 

requested a license site professional (“LSP”) be engaged to assess the site and provide a 

report.  Mr. Sanders requested that the conditions established in the Site Plan Review be 

included as part of an amended Building Permit if the permit is not denied. 

• Section 5.3.5 of the By Law regarding Traffic studies and mitigation plans conditioned in 

the Site Plan Review should be included as part of an amended Building Permit. He felt it 

would be easy to incorporate as the Owner was agreeable to these conditions in the Site 

Plan Review. 

• Section 5.3.4 of the By Law regarding Lighting Mitigation Measures conditioned in the 

Site Plan Review should be continued if the Building Permit is upheld.   

 

Mr. Sanders said that the project would negatively affect the neighborhood due to the additional 

traffic generated by the project on an already busy street; the lack of soil and erosion mitigation 

plan; no conditions to address the environmental concerns during and post construction; the 

small front setback; the allowance of a second non-residential structure on the lot; and the 

Building Inspector issuing a Building Permit on a project that is currently under appeal.  
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Joe Prondak, Building Commissioner, reported that he issued a Building Permit, based on the 

following and in consultation with the Town Attorney: 

 

• it is not the Town responsibility to curtail the developer from building the project due to a 

pending appeal.  The developer is proceeding at his own risk should the appeal prevail. 

• the developer did go through a Site Plan process as required by the Town By Law. The 

Site Plan was appealed and annulled by the Court. 

• The developer has been made aware that the barn can only be used accessory to the 

childcare facility.  Protected by the Dover Amendment, childcare use is permissible in the 

residential zone and as such it is entitled to an accessory use.  There is nothing that limits 

the size of an accessory structure.  If the developer were to use the structure for anything 

other than accessory to childcare, they would be in violation of the Zoning By Law and 

the Building Department has authority and remedies to cure that violation.  Mr. 

Friendenberg asked what the mechanism for enforcement was if there was a violation of 

the accessory use.  Mr. Prondak stated he had the enforcement authority to cite the 

violation with a process in place to bring the violation into compliance. 

• The developer submitted a Storm Water Management Plan as required under the Storm 

Water By Law which showed significant drainage and underground storage in the 

parking area and hard surface areas of the project.  The mandate for the Storm Water By 

Law is to protect the Charles River from storm water discharge as mandated by the 

federal Clean Water Act.  However, based on the plan there is no runoff to the adjacent 

properties because of this project. 

• The Landscape Plan required under the By Law is not permitted under the Dover 

Amendment. Open Space is not tied to landscaping. The Dover Amendment only allows 

for reasonable regulation pertaining to building coverage, bulk, height, parking 

requirements and open space.  Open space refers to non-built areas.  Mr. Goldman asked 

the Building Commissioner what his rationale was for determining that Landscape was 

different than Open Space. Mr. Prondak responded that Open Space is an area that does 

contain a building.  The By Law was silent on the definition of Open Space. 

• There is no Building Department jurisdictional regulations pertaining to contaminations.  

This is the purview of the Health Department.  They reviewed this issue and their 

concerns were addressed in a condition of the Site Plan Review which was annulled by 

the Court. Mr. Goldman noted that in materials prepared by the Appellants they indicated 

that the Health Department had concerns in 2021.  Mr. Prondak reported that the Health 

Department was consulted as part of the Building Permit application process under the 

Viewpoint Cloud which they approved.  

• The Dover Amendment does not allow the inquiry of traffic concerns or mitigations.  

However, Mr. Prondak did review an independent traffic study for the project which 

indicated that the drop-off and pick-up was staggered over a two-hour period and there 

was a queuing lane on the property to accommodate 10 to 12 cars.  Mr. Prondak felt that 

traffic was sufficiently addressed and that that the project did not generated traffic that 

would significantly impact the flow of traffic. 

• The Dover Amendment does not allow for issues regarding lighting.  However, lighting 

spill onto adjacent properties are easily addressed, controlled and remedied if issues come 

up. Mr. Friedenberg inquired if lighting was included in the plans reviewed.  Mr. Prondak 
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replied that a lighting plan was included but he did not review it. 

 

Ms. Elzon asked if the number of parking was sufficient for the project.  Mr. Prondak noted the 

By Law is silent on the parking number requirement for childcare use. When silent, the By Law 

allows the Building Inspector to use the recommended parking calculations based on the ITE 

Parking Generation Manual, 2nd Edition which for chilcare is 8 parking spaces plus 1 for every 

40 students, plus 1 space each for the of maximum staff on duty. For 115 students and 18 

teachers the parking requirement is 29 spaces (8+3+18=29). The project includes 30 on-site 

spaces which satisfies the requirement of the By Law. 

 

Evans Huber, attorney representing the developer and recipient of the Building Permit, noted that 

under Section 7.2.1 of the By Law no Building Permit shall be issued until the proposed 

construction complies with all aspects of the By Law.  The only issue before the Board was 

whether the Building Permit was issued in violation of a specific Town By Law.  Appellants 

need to identify a specific By-Law provision which is being violated. 

 

Mr. Huber argued that the issues of concern by the Appellants are issues addressed by a Site Plan 

Review which is outside the jurisdiction of the Board and is the sole authority of the Planning 

Board.  The Planning Board conducted a Site Plan Review which Land Court found 

impermissible.   

 

Mr. Huber disagreed that the project violated Section 5.3.5 of the By Law. This section refers to 

the protection of pedestrian and vehicular movement “within the site and egressing from it, 

through the selection of egress points and provisions for adequate sight distances.”  This By 

Law does not address off site traffic issues such as traffic on Central Avenue, police detail, or 

changing timing of street lights at intersections. 

 

Mr. Huber noted that the Town By Law under Section 3.2.1, which does not allow for more than 

one non-residential use on a lot, is not in violation because of the Barn.  Consistent with prior 

Planning Board Decisions, Mr. Huber noted that Temple Beth Shalom and Temple Aliayah 

house multiple uses – a place of worship and childcare - because they are exempt protected under 

the Dover Amendment.  In both locations, multiple uses on a single lot in a residential area was 

allowed.   

 

Mr. Friendenberg asked if he thought there was a difference in use and structure.  Mr. Huber did 

not think there was a difference based on the Town’s practice and case law, i.e, Petrucci v. Bd of 

Appeals of Westwood where the Court found the prohibition of multiple uses and buildings 

impermissible with regard to childcare because of the Dover Amendment. 

 

Mr. Huber noted that the barn qualified under Section 1.3 of the By Law as an accessory 

structure and use as it will be incidental, subordinate, and customary to the principal use.  In 

court, Pat Day, the Director of the Needham Childcare Center, stated that the current program 

uses 2,000 square feet of storage space; and Marc Gluesing, architect, stated that the proposed 

childcare building was designed with minimal storage space because of the barn was going to 

provide storage for the childcare facility.  Nothing in the By Law refers to the size of an 

accessory building. Both David Roche, the prior Building Commissioner and Mr. Prondak found 
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the barn not be in violation of the By Law. 

 

 Mr. Huber reported the permit complied with the Stormwater By Law Section 5.3.2. The 

developer submitted a Storm Water Management Plan signed and stamped by a MA Certified 

Civil Engineer which was found to be in adequate and compliance by the Building 

Commissioner.  This plan was also reviewed by the Engineering Department; and a Town Peer 

reviewer under the Site Plan Review process. 

 

There was discussion regarding the process where the Appellants could provide evidence of the 

inadequacy of the Storm Water Management Plan.  Mr. Huber said that at a post successful 

Appeal in Land Court before Land Court.  Mr. Huber noted that the Storm Water Management 

Plan as well as other issues were presented at the Planning Board Site Plan Review public 

hearings. 

 

Mr. Huber noted that landscaping is not listed as a reasonable area of review under the Dover 

Amendment therefore it is not a permissible area of regulation under Section 4.2.14.1 of the By 

Law.  He objected that Open Space and Landscaping were the same and concurred with the 

Building Inspector’s definition of Open Space.  Mr. Huber reported that the Landscape Plan was 

reviewed three times and approved by the Design Review Board.  Mr. Friedenberg asked what 

binds the developer to build the Landscape Plan.  Mr. Huber responded that the developer 

intends to build the Landscape Plan as submitted and presented to the Planning Board. 

 

Mr. Goldman asked if there were any objection for the Board to imposed conditions regarding 

this issue.  Mr. Huber said there would be no objections for the Landscape Plan. However, the 

Board does not have the authority to impose conditions.  Mr. Goldman asked if there could be 

consensus for agreed conditions: landscape plan and erosion control plan.  Mr. Huber noted that 

the developer will be implementing the erosion control plans approved by the Engineering 

Department. 

 

Mr. Huber reported that the on-site parking provided meets the established Town’s parking 

formula for childcare programs established in Section 5.1.2 of the By Law which is calculated as 

follows: 8 parking spaces plus 1 for every 40 students, plus 1 space each for the of maximum 

staff on duty.  The program will operate with 115 students and 18 employees, the parking 

requirement is 29 spaces (8+3+18=29). The project includes 30 on-site spaces which satisfies the 

requirement of the By Law.  GPI, the Town’s peer reviewer retained by the Planning Board, 

noted that the 30 parking spaces were sufficient and more than satisfied the average parking 

demand established by ITE Parking Generation Manual, 4th Edition. 

 

Mr. Huber reported that the building permit meets Section 5.3.4 of the By Law.  A Lighting Plan 

was submitted which meets the requirements, although lighting is not included in the Dover 

Amendment permissible regulations for review.  There will be no light spillage off site. 

 

Mr. Huber noted Town By Law does not require a Construction Management Plan.  None was 

submitted and no By Law was violated. 

 

Regarding contamination, there is no By Law that regulates this.  If there are any contaminations, 
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the avenue for addressing that is through the Mass Department of Environmental Protection 

(DEP).  Mr. Huber did not believe the Board had the authority to revoke the Building Permit 

based on this. 

 

Mr. Goldman asked if Mr. Huber had any concerns about the hazardous materials at the site with 

a childcare use.  Mr. Huber responded that the developer contracted a Licensed Site Professional 

(LSP) advise the developer.  The LSP determined there was no visible evidence of  hazardous 

materials on site.  If volatile organic compounds (VOC) are involved, DEP’s remediation is to 

cap it with an impervious area and any pervious area are to be covered by 12” of clean fill.  The 

developer is planning to cover the pervious areas accessible to the children with 12” of clean fill. 

 

Mr. Goldman inquired if there was a report from the LSP?  Mr. Huber said there was no report 

and that the LSP only provided consultation.  Mr. Huber noted that the developer will be capping 

the impervious area and any pervious area accessible to children are to be covered by 12” of 

clean fill regardless of the status of the property. 

 

Comments were received from the following: 

• The Engineering Department had no issues with the storm water plan and requested an 

erosion control plan through Viewpoint Cloud.  They had no issues with the issuance of 

the building permit. 

• The Fire Department had no issues. 

• The Health Department had no further comments on this proposed development. 

• The Planning Board had no comment. 

• The Building Department denied the request to revoke or suspend the Building Permit 

#BC-23-10079.  (See Building Commissioner’s testimony above.) 

• Karen Lagsner had concerns with environmental and traffic issues. 

• Alan Lagsner had concerns with the siting, environmental, traffic and bike safety. 

• Robert Onofrey had concerns with contaminations, traffic and front setback. 

• Andrea Dannenberg supports the denial of the building permit. 

• Norman MacLeod supported the implementation Planning Board’s Decision. 

• Sharon and Evan Gold had concerns about traffic, pedestrian/bicycle safety and 

emergency access. 

• Mike Grasso had concerns about environmental issues. 

• Leonard Shaigorodsky had concerns about traffic. 

• Patricia Falco had concerns commercial facility in a residential neighborhood and about 

traffic. 

• Meredith Fried opposed the Building Permit and had concerns about traffic and 

environmental issues. 

• Kim Grasso had traffic concerns. 

• Robert DiMase had siting, environmental, traffic concerns, barn, lighting and screening. 

• Stanley Keller opposed the issuance of the Building permit without consideration of an 

Appeal and had concerns about traffic, and pedestrian safety. 

• Sally McKechnie opposed the issuance of the Building Permit. 

• Randy Hammer opposed the issuance of the Building Permit and had concerns about 

environmental, traffic and parking. 
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• Dustin Pevear was concerned about traffic and siting. 

 

The meeting was open to public comments: 

 

Carolyn Reulback, 45 Longfellow Road, associated with the Needham Childcare Center, asked 

that time limit on how long people talk and courtesy be observed.  Mr. Goldman asked how long 

should the limit be?  She proposed a three-minute limit as public comments have been as long as 

45 minutes and individuals associated with the Needham Childcare Center were attacked through 

social media.  She was in support of the Building Permit. 

 

Joe Abruzese, 30 Bridle Trail Road, made a presentation regarding setbacks and number of 

buildings on the site.  With the exception of Temple Aliyah, all the uses are residential.  Central 

Avenue is a two lane road without shoulders or sidewalks.  He noted that the residential front 

setbacks in the neighborhood averages 105 feet. Temple Aliyah is setback at 213 feet.  He 

thought the proposed 10,000 square foot building and the 4,000 square foot barn should be 

setback further than the proposed 64’ proposed which meets the minimum  35’ front setback for 

SRA.  He proposed an alternative setback of 150’ to 200’. He thought providing a larger front 

setback for the childcare facility would provide for safety and allow for larger driveway for 

childcare traffic to queue up inside the property instead of waiting on Central Avenue. 

 

Mr. Abruzese challenged that the barn was not originally planned as accessory to the childcare.  

Mr. Abruzese provided a video clip from a Planning Board Zoom public hearing where Mr. 

Huber acknowledged that he was unaware of the use limitation of the barn if protection of the 

Dover Act was sought.   Once made aware of this limitation the barn use was limited in support 

of the childcare use.  Mr. Abruzese believed the barn is being used as a pawn to protect the back 

of the property for a future use.  He was in support of a single building, single use setback further 

on the property.  The size to be 10,000 or 12,000 feet.  He felt the developed could pursue other 

option on the site. Mr. Goldman said the jurisdiction of the Board is limited and Mr. Abruzese’s 

vision for the property is beyond the scope of the Board. 

 

Mr. Huber clarified that originally the developer wanted to use the barn for the childcare and for 

his use.  However, in seeking the protection of the Dover Act, the developer agreed that the 

barn’s use would be limited in support of the childcare facility.  Under oath, Pat Day and Marc 

Gluesing testified that the barn will be used in support of the childcare use and for no other 

purpose. 

 

Nicole Heiderman, 1708 Central Avenue, is the direct abutter to 1688 Central Avenue. She feels 

that the character of the neighborhood is being negatively affected by having a childcare facility 

next door.  She had concerned about change in her view by the removal of trees, construction site 

and the childcare.  She was concerned about the increase in traffic created by the childcare 

facility and the safety of her children as the wait for their school bus. She felt a compromise and 

reasonable restrictions could be arrived at.  She was concerned about the environmental impact 

from the prior uses on the lot and the lack of environmental tests.  She was in support of testing.  

She was also concerned about environmental issues during construction. 

 

Robert Dimase, 1681 Central Avenue, a direct abutter across the street.  He was concerned about 
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the increase in traffic from the childcare use on Central Avenue, the lighting spill from the 

project and was concerned about the installation of a possible septic system. 

 

Kristy Thompson, 50 Windsor Road, is a neighbor and a researcher in the field of environmental 

toxicology.  She says there is little knowledge on the impact of toxicants on epigenetics. She 

reported that the neighbors looked at the GIS Mapping data base history of the property based on 

CDC’s Choose Safe Places for Early Care and Education Manual, April 2017 from 1999 to 

2019. These GIS maps indicate auto repair, junk yards, and storage containers at the site which 

could be sources of contaminations.  She was concerned about the disturbed soil from the 

construction. 

 

Holly Clark, 1652 Central Avenue, is an abutter to Temple Aliyah.  She felt that Section 3.2.1 of 

the By Law which limits one non-residential building permits reasonable review under the Dover 

Amendment under bulk and open space.  She though the Board should consider the Planning 

Board’s Site Plan Review.  Mr. Goldman responded that the Land Court has determined the Site 

Plan Review is null.  She disagreed.  She thought the barn was outside the Dover Amendment 

protection and that the By Law was clear about only one non-residential  building is allowed.  

Mr. Goldman asked if her concerns would be alleviated if the two buildings were connected.  

She thought the density of the property was out of character with the neighborhood.  She was 

concerned about being able to access the south bound lane on Central Avenue with the increase 

of traffic generated by the childcare program.  Ms. Clark reported that the Site Plan Review 

conditioned traffic mitigation such a timing of traffic lights on Central Avenue, police detail at 

the driveway, and a traffic study to be conducted after 4 weeks of operation.  In addition, there 

would be an enrollment cap of 115 students to manage traffic and parking concerns.  She thought 

landscaping and lighting was important to mitigating bulk. She’d like to see the lighting and 

landscaping plans be implemented and for the building to be set back. 

 

Gregg Darish, 43 Country Way, is an abutter.  He thought the project will negatively impact the 

character of the neighborhood.  He questioned the intentions of the developer.  The Appellants 

sought legal representation when the Planning Board’s attorney said in court he did not represent 

the abutters.   Mr. Darish said the judge told the neighbors that they could plead their case before 

the Board.  Because of all the prior users at the site, he was concerned about the environmental 

issues.  Mr. Darish questioned why a site test recommended by the Board of Health conditioned 

in the Site Plan Review was no longer necessary.  Mr. Friedenberg clarified that the Board was 

reviewing whether the issued Building Permit was in conformance with zoning, and that there 

are other Agencies that deal with this issue.  Mr. Friedenberg asked if anyone had contacted DEP 

or asked the Health Department to contact DEP.  Mr. Goldman reiterated that the Board’s 

jurisdiction is limited.  Mr. Darish urged that the Board suspend the building permit so that 

testing can be conducted. 

 

Margaret Abruzese, 30 Bridle Trail Road, questioned whether the use of a building is lawful if 

the use of the building use is not identified in the plan. She provided a transcript of the Status 

Conference where the judge explained what the intent of her Decision was.  She noted that the 

judge did not agree with Mr. Huber’s request for language that would describe the developer as 

entitled to a building permit rather than entitled to apply for a building permit.   
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Ms. Abruzese did not think the submitted single page Stormwater and Erosion Control Plans met 

the Needham By Law requirements. 

 

The zoning By Laws are meant to protect the safety and health of Needham residents therefore 

mitigation and environmental concerns would be appropriate and should be addressed. 

 

Ms. Abruzese thought governing use and governing configuration are different matters.  Having 

two large buildings on a single lot could be viewed largely as a commercial childcare complex in 

a residential neighborhood.   

 

Ms. Abruzese thought that the Health Department’s Comment that they had no further comments 

may mean that the have no further comments from the ones they expressed to the Planning Board 

and they still have those concerns.  Ms. Abruzese said they are scheduled to go before the Board 

of Health on Friday.  Mr. Goldman said to take their concerns to the Board of Health and if the 

Board of Health meant they have concerns to please make those clear and available to the Board. 

 

Mr. Freidenberg moved to continue the Public Hearing to December 14th at 8:00 p.m. in the 

Charles River Room, Public Services Administration Building, 500 Dedham Avenue, Needham, 

MA.  The meeting with livestreamed on Zoom.  Ms. Elzon seconded the motion. The motion was 

unanimously approved. 

 

The meeting adjourned at 10:30 p.m. 
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